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MARKET DATA 
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ALEXANDRIA SMALL AREAS 



 Newton’s population is 86,241 (2013 3-Year ACS) 
 31,295 households 

 

 Only 74 net household growth from 2000-2013 
 1,284 housing units built from 2005-2014 
 Vacancy increased by 550+units 
 Substantial demolition to accommodate development 
 Elimination of “modest” cost housing to maximize value 
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DEMOGRAPHICS 



 Average household size has remained constant 
 Ownership households average 2.65 persons 
 Rental households average 2.18 persons 
 Renter households have grown in size (2.08 in 2000) 
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DEMOGRAPHICS 



 Household formations skewing to older residents 
 HHs headed by someone younger than 45 declined by 1,780 
 HHs headed by someone older than 45 increased by 1,854 
 87% of growth in the 45-64 cohort 
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DEMOGRAPHICS 
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REGION HH GROWTH 
Status Quo: 11,193 

Strong Region: 16,870 
2,188 – 3,397 

1,562 – 1,992 

434 – 551 

1,287 – 1,685 

2,134 – 3,360 

1,299 – 1,969 

385 – 674 

1,904 – 3,242 
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HOUSEHOLD PROJECTIONS 

(87) – (30) 

5,103 – 5,291 

20 – 722 

(3,132) – (2,741) 



 Newton median household income – $119,148 
 Weston - $192,563 
 Massachusetts - $66,866 
 Area Median Income (AMI) 
 $75,300 (2-person) 
 $84,700 (3-person) 
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INCOME 



 Newton average household income – $173,655 
 Weston - $317,491 
 Massachusetts - $90,877 

 
 Average household incomes vary across the City 
 Submarket 3 - $98,546 
 Submarket 7 - $245,852 
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INCOME 



 Newton’s household growth almost exclusively wealthy 
 Households earning less than $125,000 declined by 4,695 
 Net decline for every cohort under $125,000 

 Households earning more than $125,000 increased by 4,769 
 4,200 earn over $200,000 
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DEMOGRAPHICS 



 Senior (65+) households range in income 
 Almost 3,600 HHs have annual earnings below $50,000 
 However, only 757 HHs are under the poverty line 
 Approximately 2,000 HHs total under poverty line 
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DEMOGRAPHICS 



 1,284 new housing units developed in Newton since 2005 
 528 single family (includes THs) 
 293 condominiums 
 399 apartments (Avalon Bay, Arborpoint) 
 Most of this development required demolition of existing units 
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DEVELOPMENT 
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DEVELOPMENT 



 Areas 1 and 4 had the greatest activity levels 
 T, highways, opportunity, zoning 
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DEVELOPMENT 



 Development values for new construction well above existing 
 182% of existing average for new single family 
 $1.58M on average 
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DEVELOPMENT 



 Development values for new construction well above existing 
 130% to 145% of existing average for multi-family 
 $722k for condos, $270k for multifamily 
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DEVELOPMENT 



 There is not much land left to develop in Newton 
 Less than 40 acres classified as “developable” or “partially 

developable”  - land use codes 
 

 Land values not conducive to pricing diversity 
 Values average $1.6 Million per acre for developable 
 Range from $1.3 (submarket 4) to $2.1M (submarket 2) 
 Influenced by size, location, access 

 
 The higher the land value, the more units needed to encourage 

price diversity 
 Redevelopment of small homes on large lots becomes easier 
 Affects value of more modest housing (potential over value) 
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LAND 
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NEEDS ANALYSIS 



 Affordability – The relationship between a household’s ability 
to pay for housing and the cost of housing; also called ‘price 
appropriateness’ 
 

 Cost burdened – Relationship between household income and 
percent of that income being spent on housing – HUD defines 
cost burdened as spending more than 30% of gross income 
 

 Area Median Income – HUD-defined income thresholds based 
on household size; pinned to certain financial programs 
 Analysis focuses on 30%, 50%, 80%, 100%, 120% 
 Thresholds are relevant to various HUD housing programs 

 

 Ability to pay – The maximum amount a household can spend 
on housing without being cost burdened 22 

DEFINITION OF TERMS 



HUD Fiscal Year 2014 Income Limits
Boston - Cambridge - Quincy, MA-NH HUD Metro FMR Area
Threshold 2-Person 3-Person
Extremely Low Income $22,600 $25,450
Very Low Income $37,650 $42,350
Low Income $54,200 $61,000
Area Median Income (AMI) $75,300 $84,700
120% of AMI $90,360 $101,640
Source: U.S. Department of Housing and Urban 
Development, RKG Associates, Inc., 2015
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RENTAL AFFORDABILITY 



 Rental af fordability thresholds 
 30% - $565/month 
 50% - $941/month 
 80% - $1,355/month 
 100% - $1,883/month 
 120% - $2,259/month 
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RENTAL AFFORDABILITY 



 Rents range in average by area 
 Age of property, location, amenities, size, subsidies 

 

 2-Bedroom units 
 Arborpoint - $3,260-$3,565 
 Avalon at Newton Highlands - $3,225-$3,790 
 Current condos for rent listings - $1,800 to $2,700 

 

 Approximately 66% of rental units in Newton 
affordable below 100% of AMI 

25 

RENTAL AFFORDABILITY 



 Approximately 66% of rental units affordable below 
100% of AMI 
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RENTAL AFFORDABILITY 
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RENTAL SUPPLY VS DEMAND 
Net Surplus (Shortage) 

(2,687) 



More than 2,700 traditional ownership units 
converted to rental housing 
 Concentration in condominium units 
 Typical for an inner-urban community 

 

 New construction either luxury or income controlled 
 Development economics at play 
 Need one to offset the cost of the other 

 

 City’s cost to develop 80% AMI housing high 
 Ranges from $300,000 to $500,000 per unit 
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RENTAL AFFORDABILITY 
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OWNERSHIP AFFORDABILITY 
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OWNERSHIP AFFORDABILITY 



 Fee simple units not affordable 
 Approximately 4,600 of 20,200 units affordable at 120% of 

AMI 
 1,844 units at 100% of AMI (9.1%) 
 141 units at 80% AMI (0.7%) 
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OWNERSHIP AFFORDABILITY 



 Condominium units provide slightly better alternative 
 Approximately 700 of the City’s 4,720 units affordable at 80% 

AMI 
 12% of total 

 1,811 units at 100% of AMI (38.4%) 
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OWNERSHIP AFFORDABILITY 
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OWNERSHIP SUPPLY VS DEMAND 
Net Surplus (Shortage) 

3,110 
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SUPPLY VS DEMAND 
Net Surplus (Shortage) 

423 



 Citywide turnover approximately 5% to 6% annually 
 Severely limits what is “on the market” 

 

Much of the City’s residential acquisition is for tear 
down/rebuild 
 Price based on potential lot yield, not house value 

 

Many households do not maximize buying potential 
 “Downward pressure” on market 
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OWNERSHIP AFFORDABILITY 
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IMPLICATIONS 



 Newton is a highly desirable place to live 
 Reputation of schools 
 Location 
 Transportation 
 Community amenities 
 Quality of life 

 

 Local/regional supply and demand factors have 
made the City unaffordable to most people 
 Regulatory climate 
 Physical constraints 
 Existing development patterns 
 Political will 37 

IMPLICATIONS 



Market will continue to make Newton “unaffordable” 
 Ability to pay stronger than development potential 
 Lack of developable land 
 Economic growth 
 Preferences 
 Regulations 

 

 The diversity of the community is threatened 
 Exodus of aging in place seniors will continue 
 Young professionals/families priced out 
Workforce households will compete for limited supply 
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IMPLICATIONS 



 The economics of development have changed 
development patterns 
 Cost of land/construction 
 Regulatory environment 
 Market need 
 Financial realities of new development/maintaining diversity 
 Development demand is more diverse 

 

 Balance of community priorities needs to be struck 
 Maintain the character that makes Newton desirable 
 Maintain the diversity that makes Newton a great community 
 Is there a sustainable compromise? 
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IMPLICATIONS 



 The remainder of the analysis focuses on finding 
solutions 
 Financial feasibility 
 Site analysis 
 Regulatory assessment 
 Implementation plan 

 

 Upcoming meetings 
 Site analysis workshop – November 22nd 
 Regulatory review/open house debrief – Early December 
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NEXT STEPS 
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